
CITY OF SAN DIMAS 

PLANNING COMMISSION 

AGENDA 
 

Regularly Scheduled Meeting 

THURSDAY, NOVEMBER 5, 2020 AT 7:00 P.M. 

245 East Bonita Avenue, Council Chambers 
 

 

CORONAVIRUS (COVID-19) ADVISORY NOTICE 

 

Consistent with Executive Orders N-25-20, N-29-20, and N-35-20 from the Executive 

Department of the State of California and the County of Los Angeles Department of Public 

Health Safer at Home Order, the regular meeting of the Planning Commission will not be 

physically open to the public and the meeting will take place via teleconference and video 

conference. 

 

To maintain public safety while still maintaining transparency and public access, members 

of the public can participate by using Zoom Meeting by using the link provided below: 

 

https://zoom.us/j/93944119613?pwd=SUcwVWJucHFKQWtFUzd4WktUMXQzdz09 

Meeting ID:  939 4411 9613   Password: 017962 

 

Or join by phone: 

1-213-338-8477 

Meeting ID:  939 4411 9613   Password: 017962 

 

For those wishing to speak during the public comment portion of the agenda, press *9 and we 

will select you to speak from the meeting queue. Please note that your phone number will 

appear on the screen unless you first dial *67 before dialing the numbers as shown above.  

Please note:  All members of the public calling or logging into the meeting will be muted so that 

the meeting can proceed. 

 

You may call (909) 394-6250 to express comments or concerns to be passed along to the 

Planning Commission. All comments (written and verbal) must be received by no later than 

November 5, 2020 at 1:30 p.m. to ensure that the Planning Staff has time to provide the emails 

and type verbal comments for the Commission prior to the beginning of the meeting. You may 

also submit comments via email to mespinoza@sandimasca.gov.   

  

Comments will then be read and incorporated into the public record, with a maximum allowance 

of five minutes per individual comment, subject to the Chairman’s discretion. If a comment is 

received after 1:30 p.m. but before the conclusion of the meeting, based upon its time stamp, the 

comment will still be included as a part of the record of the meeting but will not be read into the 

record.  

 

 
 

https://zoom.us/j/93944119613?pwd=SUcwVWJucHFKQWtFUzd4WktUMXQzdz09
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CALL TO ORDER AND FLAG SALUTE 

 

 

APPROVAL OF MINUTES 

 

1. October 15, 2020 

 

PUBLIC HEARING 

 

2. CONSIDERATION OF MUNICIPAL CODE TEXT AMENDMENT 20-0001: A request to 

amend the industrial uses within Specific Plan No. 23 (SP-23), Chapter 18.538 of the Municipal 

Code.  SP-23 is comprised of four parcels:  155 N. Eucla Avenue, 127 & 159 N. Acacia Street, and 

115 N. Cataract Avenue.  

 

 

       Applicant:              City of San Dimas 

       Environmental: The project is determined to be exempt from CEQA per section 15061 (b) 3 of 

the CEQA Guidelines since the City finds that there is no possibility that it will 

have a significant effect on the environment.  Additionally, the activity will not 

result in a direct or reasonably foreseeable indirect change in the environment. 

  

RESOLUTION PC-1631 

 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF SAN DIMAS, 

COUNTY OF LOS ANGELES, RECOMMENDING TO THE CITY COUNCIL APPROVAL OF 

MUNICIPAL CODE TEXT AMENDMENT 20-0001, A REQUEST TO AMEND CHAPTER 

18.538, SPECIFIC PLAN NO. 23, TO DELETE/OMIT INDUSTRIAL USES THAT CAN 

POTENTIALLY CREATE ADVERSE IMPACTS TO THE SURROUNDING RESIDENTIAL 

NEIGHBORHOOD AND TO CLARIFY AND DELETE OBSOLETE SECTIONS OF THE 

CHAPTER AFFECTING THE PROPERTIES LOCATED AT 155 N. EUCLA AVENUE (APN: 

8386-006-010), 127 AND 159 N.  ACACIA STREET (APN’s 8386-015-015 & -019), AND 115 N. 

CATARACT AVENUE (APN: 8386-016-002) 

 

OTHER ITEMS 

 

3. Planning Commission Review for Consistency with the General Plan Related to the Proposed 

Abandonment and Sale of a Portion of Park Land within Horsethief Canyon Park. 

 

Applicant:   City of San Dimas 

 

 Environmental:  The proposed park land abandonment and sale, and the determination whether it 

is consistent with the General Plan, is categorically exempt under Class 5 

(Section 15305) “Minor Alterations in Land Use Limitations” under the 

California Environmental Quality Act (CEQA) Guidelines. 
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       RESOLUTION PC-1634 

 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF SAN DIMAS, 

COUNTY OF LOS ANGELES, DETERMINING THAT ABANDONMENT AND SALE OF 

APPROXIMATELY 29,000 SQUARE FEET OF PARK LAND WITHIN HORSETHIEF CANYON 

PARK LOCATED AT THE TOE OF SLOPE ALONG THE SOUTH PROPERTY LINE 

ADJACENT TO   THE PROPERTY AT 299 E. FOOTHILL IS CONSISTENT WITH THE 

GENERAL PLAN 

 

ORAL COMMUNICATION 

 

4. Community Development Department 

 

5. Members of the Audience 

(Members of the audience are invited to address the Planning Commission on any item not on the 

agenda.  Under the provisions of the Brown Act, the Commission is prohibited from taking or 

engaging in discussion on any item not appearing on the posted agenda.  However, your concerns 

may be referred to staff or set for discussion at a later date.) 

 

6. Planning Commission 

 

a. Report on Meetings 

 

ADJOURNMENT 

 

Meeting to adjourn to the regular Planning Commission meeting on Thursday, November 19, 2020 at 

7:00 p.m. in the City Council Chambers, located at 245 E. Bonita Avenue, San Dimas. 

 

Copies of staff reports and/or other written documentation pertaining to the items on the agenda are on 

file in the Planning Division and are available for public inspection during the hours of 8:00 a.m. to 4:00 

p.m. Monday through Friday.  Information may be obtained by calling (909) 394-6250. Planning 

Commission minutes and agendas are also available on the City’s website at: www.sandimasca.gov. 

 

Notice Regarding Americans with Disabilities Act:  In compliance with the ADA, if you 

need assistance to participate in a city meeting, please contact the City Clerk’s Office at (909) 394-6216.  

Early notification before the meeting you wish to attend will make it possible for the City to make 

reasonable arrangements to ensure accessibility to this meeting [28 CFR 35.102-35.104 ADA Title II]. 

 

POSTING STATEMENT:  On October 29, 2020 a true and correct copy of this agenda was posted on 

the bulletin boards at 245 East Bonita Avenue (San Dimas City Hall), 300 East Bonita Avenue (United 

States Post Office), and a courtesy posting at 1160 Via Verde Avenue (Vons shopping center), and the 

City’s website at www.sandimasca.gov  

http://www.sandimasca.gov./
http://www.sandimasca.gov/


 

 CITY OF SAN DIMAS 

PLANNING COMMISSION 

MINUTES 
 

Regularly Scheduled Meeting 

Thursday, October 15, 2020 at 7:00 p.m. 

245 East Bonita Avenue, Council Chambers 
 

 

Present 

Chairman David Bratt 

Vice-Chairman John Davis 

Commissioner Margie Green 

Commissioner Tomas Molina 

Commissioner Ted Ross 

Director of Community Development Henry Noh 

Planning Manager Fabiola Zelaya Melicher 

Senior Planner Marco Espinoza 

Planning Commission Secretary Kimberly Neustice 

 

CALL TO ORDER AND FLAG SALUTE 

 

Chairman Bratt called the regular meeting of the Planning Commission to order at 7:02 p.m. and 

led the flag salute. 

 

APPROVAL OF MINUTES 

 

1. August 6, 2020  

 

MOTION: Commissioner Davis moved, seconded by Commissioner Molina to approve the 

minutes of August 6, 2020. Motion carried unanimously 5-0 

 

CONSENT CALENDAR 

 

2. Approval of the time extension request for Conditional User Permit 15-09 and Development 

Plan Review Board (DPRB) 15-38. 

 

MOTION:  Commissioner Green moved, seconded by Commissioner Molina to approve the 

time extension request.  Motion carried unanimously 5-0. 

 

PUBLIC HEARING 

 

3. CONSIDERATION OF MUNICIPAL CODE TEXT AMENDMENT 20-0001: A request 

to amend the industrial uses within Specific Plan No. 23 (SP-23), Chapter 18.538 of the 

Municipal Code.  SP-23 is comprised of four parcels:  155 N. Eucla Avenue, 127 & 159 N. 

Acacia Street, and 115 N. Cataract Avenue. Continued from the July 2, 2020, Planning 

Commission Meeting. 
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Staff report presented by Senior Planner Marco Espinoza recommending approval of MCTA 

20-0001 to the City Council.  Additional letters from the property owners were received and 

copies were provided to the Commissioners at the meeting. 

 

Commissioner Molina stated that he read the letters and it seems that they are asking about 

storage on the properties.   

 

Senior Planner Espinoza said that they are looking to move the contractor’s storage yard type 

use from the Conditional Use Permit to permitted by right.  The current uses of contractor 

storage yard are on 2 of the 4 properties and this MCTA would not affect the current uses and 

only effects any new applications from new tenants. 

 

Commissioner Davis asked where the bridge for the Gold Line will begin and if there is a 

concern that people riding the train would see these contractor storage yard’s as part of their first 

impression of the City. 

 

Planning Manager Fabiola Zelaya Melicher stated that the current uses are operating legally 

and therefore can stay in operation.  It would be up to the City Council to look at changing these 

land uses as part of a new vision for the City. 

 

Commissioner Davis asked if this would be part of forming the General Plan for the City and 

when were the community meetings going to start for this process. 

 

Community Development Director Henry Noh stated that this would be part of the Housing 

Element discussion and the sub-committee of private individuals would have their first meeting 

next week.  The Housing Element would be due to HCD by October 2021. 

 

Chairman David Bratt opened the public hearing for public comment. 

 

At this time the hearing was open for Public Comment. 

 

Ian Stewart said that he felt he and the other owners have been working with staff to come up 

with a reasonable compromise and that they would like the contractor’s storage yard added to the 

list of uses permitted by right.  

 

A Resident wanted to remind the Commission that the property located at 115 N Cataract 

Avenue is the historic packing house and is recognized in the General Plan as a historical 

resource and that there is one developer interested in reusing the structure.  As a long time 

resident of the area he can only remember one incident of a negative noise impact, related to the 

current uses within SP-23, when someone was pressure washing trucks at one of the properties.   

 

The Public Comment period was closed. 

 

Commissioner Davis suggested to go over each of the suggested revisions from the property 

owners to discuss staff’s recommendation for each. 

 

Senior Planner Marco Espinoza went over the suggested changes from the owners: 
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a. Section 15.538.080.A To modify “Block” two (2) to say “has street frontage on 2 sides 

(east and west) and an alley to the north.  Staff is okay with making the change. 

b. Section 18.538.090 Where the owners wanted the recommended Industrial Sound Levels 

from 7:00 a.m. to 10:00 p.m. to be modified to 6:00 a.m. to 8:00 p.m. and the 

recommended Residential Sound Levels from 10:00 p.m. to 7:00 a.m. to be modified to 

8:00 p.m. to 6:00 a.m.  Staff feels that the code should stay as is for consistency 

throughout the City and for consistency with the Noise Ordinance.   

c. Section 18.538.110.A States that all uses shall be conducted within a totally enclosed 

building, except as permitted by a conditional use permit.  The owners would like to 

remove this section.  Staff stated that this section is standard for all other non-residential 

zones in the City and should not be changed to keep consistency throughout the City. 

d. Section 18.538.110.A The owners would like to see the “Contractor equipment storage 

yards” added to the permitted by right and removed from the Conditional Use section.  

Staff feels that it’s best to keep the contractor equipment storage yard under the 

Conditional Use section to protect the neighborhood from the impacts of a more 

aggressive use.  We do have other contractor equipment storage yards in the city and 

have received complaints such as the time of day that the employees might come to and 

leave work, employees parking off site on side streets and noise from trucks idling while 

waiting to make a pick up or delivery.  By keeping it under the Conditional Use section 

staff can write conditions to protect the surrounding neighbors. 

e. Section 18.538.110.A.0 Currently has “TV repair and services” and the owners would 

like to switch it to “Electronics repair and services” and staff agrees with the change. 

f. Section 18.538.110.B.5 The owners would like the “Contractor equipment storage yard” 

moved to the permitted by right section but Staff had explained to the Commission why it 

should be kept under the Conditional Use section. 

g. Section 18.538.110.B.9 The owners wanted to change the normal operation hours to start 

at “5:00 a.m.” rather than “7:00 a.m.” but as previously explained to the Commission 

under Section 18.538.090 Staff does not agree with this change as it would be 

inconsistent with the Noise Ordinance. 

h. Section 18.538.110.C.1.a The owners would like to have the thirty foot street side 

setback for structures of a building height of up to twenty-six feet changed to fifteen feet.  

Staff recommends that the setback stay at thirty feet because the properties in question 

are next to residential properties and lessening the setback concerns Staff about the 

massing and scaling so close to the residential properties.  In addition, the adjacent 

residential properties are required to have a twenty-foot front yard setback from the front 

property line. 

i. Section 18.538.110.C.1.b The owners propose removing the words “or alley” from this 

section and Staff agreed with the deletion. 

j. Section 18.538.110.C.4.a The owners would like to suggest reducing the landscape 

setback from twenty-feet to fifteen-feet.  Staff feels that the landscape setback should 

remain at twenty-feet. This is the requirement that helps buffer/screen the parking lot and 

the building from the adjacent resident.   

k. Section 18.538.110.C.4.c The owners would like to remove this section as they feel it’s 

not consistent with current or historical allowances.  Staff disagrees. 

 

Commissioner Davis asked staff what the best way would be to handle each of these items and 

make a recommendation to move forward to Council. 

 



Planning Commission Minutes   Page 4 
October 15, 2020 
 
 

Senior Planner Marco Espinoza recommended that the Commission look at each item 

individually and recommend approval or denial of the suggested changes by the owners.  After 

each item is discussed the recommendation from the Commission would move on to the City 

Council for review. 

 

After discussion from the Commission on the eleven suggested modifications proposed by the 

Property Owners the Commission approved the following changes to be made: 

 

a. Section 18.538.080.A be changed to: “Block” one (1) has street frontage on only one 

side.  “Block” two (2) has street frontage on 2 sides (east and west) and an alley to the 

north and “Block” three (3) has street frontage on three sides. 

b. Section 18.538.110.A.20 to be changed to:  Electronics Repair and Services. 

c. Section 18.538.110.C.1.b to remove “or alley”. 

d. Section 18.538.110.C.4.a to modify the twenty-foot deep landscape setback to fifteen-

foot. 

 

 

RESOLUTION PC-1631 

 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF SAN 

DIMAS, COUNTY OF LOS ANGELES, RECOMMENDING TO THE CITY 

COUNCIL APPROVAL OF MUNICIPAL CODE TEXT AMENDMENT 20-

0001, A REQUEST TO AMEND CHAPTER 18.538, SPECIFIC PLAN NO. 23, 

TO DELETE/OMIT INDUSTRIAL USES THAT CAN POTENTIALLY 

CREATE ADVERSE IMPACTS TO THE SURROUNDING RESIDENTIAL 

NEIGHBORHOOD AND TO CLARIFY AND DELETE OBSOLETE 

SECTIONS OF THE CHAPTER AFFECTING THE PROPERTIES LOCATED 

AT 155 N. EUCLA AVENUE (APN: 8386-006-010), 127 AND 159 N.  ACACIA 

STREET (APN’s 8386-015-015 & -019), AND 115 N. CATARACT AVENUE 

(APN: 8386-016-002) 

 

 

MOTION: Moved by Davis, seconded by Green to adopt Resolution PC-1631 approving 

Municiple Code Text Amendment 20-0001 with modifications as stated above.  Motion carried 

unanimously 5-0. 

 

 

ORAL COMMUNICATION 

 

4. Community Development Department 

 

• Update from Community Development Director Henry Noh 

o Staff is finalizing RFP for Downtown Specific Plan. 

o Popeyes is currently under review by Planning Staff and will be going to 

Development Plan Review Board soon. 

o Taylor House Plans have been approved and bid documents are being drafted. 
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o Staff is in discussion with a developer who is looking to do a zone change on the 

north west corner of Allen Avenue and Cataract Avenue from light agriculture 

(AC) to Light Manufacturing (M-1). 

o Public Works staff will be meeting with downtown businesses to discuss the Gold 

Line construction closures and possible grant funding opportunities. 

o Updates on current construction projects such as Dixie Rose, and Max’s 

Restaurant. 

 

 

ADJOURNMENT 

 

MOTION:  Moved Commissioner Davis, seconded by Commissioner Green to adjourn.  Motion 

carried unanimously, 5-0. The meeting adjourned at 9:02 p.m. to the next regular Planning 

Commission meeting scheduled for Thursday, November 5, 2020 at 7:00 p.m. 

 

 

 

 

 

 

 

  ________________________________ 

  David A. Bratt, Chairman 

  San Dimas Planning Commission 

 

 

 

ATTEST: 

 

 

_______________________ 

Kimberly Neustice 

Planning Commission Secretary 

 

Approved: November 5, 2020 



Planning Commission 
Staff Report 

DATE: November 5, 2020 

TO: Planning Commission 

FROM: Marco A. Espinoza, Senior Planner 

SUBJECT: Municipal Code Text Amendment 20-0001: A request to amend the 
industrial uses within Specific Plan No. 23 (SP-23), Chapter 18.538 of the 
Municipal Code.  SP-23 is comprised of four parcels:  155 N. Eucla Avenue, 
127 & 159 N. Acacia Street, and 115 N. Cataract Avenue.  

SUMMARY 

On July 2, 2020, Staff presented to the Planning Commission the proposed 
municipal code text amendments to SP-23. After hearing Staff’s 
presentation and comments from the property owners within SP-23, the 
Planning Commission directed Staff to reconsider the proposed land uses 
as part of the municipal code text amendment. 

Staff met with the property owners of SP-23 several times since the 
beginning of July 2020 to go over the proposed revision to the allowable 
uses. Staff has prepared a revised land use table for SP-23 for Planning 
Commission’s review.    

On October 15, 2020, staff presented to the Planning Commission the 
revised municipal code text amendment based on discussions with the 
property owners of SP-23. At the meeting, the Planning Commission voted 
to recommend approval of the modified MCTA language to the City 
Council. After the October 15, 2020 Planning Commission meeting, it was 
noted that notifications of the public hearing for the scheduled October 15, 
2020, Planning Commission meeting were not mailed out. Therefore, the 
public hearing has been re-noticed in the newspaper and notifications to 
property owners/residents within 300-foof radius from SP-23 boundaries 
and to members of the public that requested to be notified of meetings 
related to this item were mailed out in a timely manner for the Planning 
Commission public hearing scheduled for November 5, 2020.  
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Staff recommends that the Planning Commission adopt Resolution PC-1631 
recommending to the City Council approval of MCTA 20-0001 amending 
Chapter 18.538 Specific Plan No. 23 of the Municipal Code.   

 
BACKGROUND  
 
On July 2, 2020 Staff presented to the Planning Commission the proposed municipal code 
text amendments to SP-23. After hearing Staff’s presentation and comments from the 
property owners within SP-23, expressing their concerns regarding the deletion and/or 
reclassification of some of the permitted by right and conditionally permitted land uses, the 
Planning Commission directed Staff to reanalyze the proposed land uses that were 
proposed for deletion for consideration as conditionally permitted uses and to meet with 
the property owners to further discuss the proposed code text amendments.      
 
At the October 15, 2020 Planning Commission meeting, staff presented the proposed 
municipal code text amendment revisions to the Planning Commission. During the public 
comment period of the meeting Mr. Ian Stewart, property owner of 155 N. Eucla Avenue 
provided the following comments (see Exhibit B for details):  
 

1. Section 15.538.080.A To include “has street frontage on 2 sides (east and west) 
and an alley to the north” to provide clarity on the description of Block 2.     

2. Section 18.538.090.  To change the industrial sound level restrictions between the 
hour of 6:00 a.m. to 8:00 pm instead of 7:00 a.m. to 10:00 p.m., which is currently 
allowed.  Also, to modify the residential sound level restrictions from 8:00 p.m. to 
6:00 a.m. instead of 10:00 p.m. to 7:00 a.m. which is currently under City’s noise 
regulations.   

3. Section 18.538.110.A States that “all uses shall be conducted within a totally 
enclosed building, except as permitted by a Conditional Use Permit”.  Mr. Stewart 
would like to remove this section and allow any outdoor uses/activities.   

4. Section 18.538.110.A To change “Contractor equipment storage yards” as a 
Permitted Uses (by right) and delete it from the Conditional Use Permit section.   

5. Section 18.538.110.A. Currently the code includes “TV repair and services” as a 
use.  Mr. Stewart is requesting the language to be changed to “Electronics repair 
and services.” 

6. Section 18.538.110.B.5 Delete “Contractor equipment storage yard” from 
Conditional Use Permit and move it to Permitted Uses (by right) section. 

7. Section 18.538.110.B.9 Change operational hours restriction under Conditional 
Use Permit to start at “5:00 a.m.” rather than “7:00 a.m.”. 

8. Section 18.538.110.C.1.a Change the thirty-foot street side yard setback for 
structures of a building height of up to twenty-six feet to fifteen feet.  

9. Section 18.538.110.C.1.b Remove the words “or alley”. 
10. Section 18.538.110.C.4.a Reduce the landscape setback from twenty-feet to 

fifteen-feet.   
11. Section 18.538.110.C.4.c Delete this section “Buffer landscape a minimum of 

fifteen feet deep shall be provided when an area abuts residential property.” 

Page 2
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The Planning Commission reviewed each of the above proposed changes allowing the 
property owner to participate in the discussion.  The Planning Commission agreed with 
changes of Nos. 1, 5, 9 and 10. Staff incorporated the changes in the draft Resolution PC-
1631.  
 
Staff also made one additional change to Section 18.538.110.C.1.b. of the draft Resolution.  
Currently, the code does not require a setback from the alley.  During the initial review 
of this section, staff proposed a fifteen-foot setback from the alley to provide a buffer and 
protect the adjacent residential properties. The code allows a maximum height of 35-feet 
for industrial buildings.  Future redevelopment of Block 2, regardless of height, would have 
a significant visual effect along the alley way and how it could potentially cast a shadow 
on the existing residential uses. At the October 15, 2020 Planning Commission meeting, 
Mr. Stewart requested the proposed fifteen-foot setback be removed. The Planning 
Commission agreed with this request.  
 
Since the Planning Commission meeting, Staff was contacted by a resident within 
downtown requesting that the 15-foot setback from the alley be required of any future 
development. At this time staff is requesting the Planning Commission consider a five-foot 
setback versus a zero setback from the alley due to the existing overhead utilities and to 
reduce a potential tunnel effect that might be created with a 35-foot high industrial building 
on the alley (see photos below and on page 4).  
 

 
• West bound view of the alley adjacent to Block 2 on the left (south) and 

residential properties on the right (north). 

Page 3
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• East bound view of the alley adjacent to Block 2 on the right (south) and 

residential properties on the left (north). 
 
ANALYSIS 
 
Staff met with all four of the property owners to further discuss the amendments to the 
proposed MCTA as requested by the Planning Commission at their July 2, 2020 meeting.  
Additionally, Staff took this time to better understand the current uses, noise associated 
with certain activities currently being conducted at the sites prior to developing the land 
use table included in this Staff Report.     
 
The following land uses in the table below are the initial uses considered for deletion from 
SP-23, except for uses No. 3 and 4, which were going to be changed to require a conditional 
use permit.  As a result of the meetings held with the affected property owners, Staff is no 
longer proposing changes to these uses in an effort to address the property owners’ 
concerns. For now, Staff would need to rely on performance standards within this chapter 
and the City’s noise regulations to minimize potential impacts (i.e., noise, dust, etc.) to 
nearby residential uses.  Most of these uses would be allowed as an accessory use and must 
be conducted within a totally enclosed building, except as permitted by a conditional use 
permit, that would also reduce the likelihood of adverse impacts to the residential uses 
within the area. 
    

Revised Land Uses 
 Land Use Original 

Language 
Previous 
Proposal 

Current 
Proposal 

No 
Change 

1. Ice and cold storage 
plants 

Permitted by 
right 

Delete Permitted by 
right 

X 

2. Cabinet or carpentry 
shops, machine shops, 

Permitted by 
right 

Delete Permitted by 
right 

X 
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 Land Use Original 
Language 

Previous 
Proposal 

Current 
Proposal 

No 
Change 

sheet metal shops, 
tinsmiths,  

3. Machinery and shops, 
welding shops 

Permitted by 
right 

Conditionally 
permitted 

Permitted by 
right 

X 

4. Manufacturing, 
compounding, 
assembly or 
merchandise from: 
Metals 

Permitted by 
right 

Conditionally 
permitted 

Permitted by 
right 

X 

5. Manufacturing, 
compounding, 
assembly or 
merchandise from 
Stone Monument Work 

Permitted by 
right 

Delete Permitted by 
right 

X 

6. Laundries, carpet rug 
cleaning plants, dry 
cleaning and dyeing 
plants 

Permitted by 
right 

Delete Permitted by 
right 

X 

7. Cafeterias, cafes, 
restaurants, 
auditoriums or 
recreational facilities as 
accessory to the 
primary use permitted 
on the premises 

Permitted by 
right 

Delete Permitted by 
right 

X 

8. Furniture and 
household goods, 
transfer and storage of 
such goods 

Permitted by 
right 

Delete  Permitted by 
right 

X 

9. Administrative, 
professional, medical 
business offices and 
such facilities as 
accessory functions to 
permitted uses in this 
section 

Permitted by 
right 

Delete  Permitted by 
right 

X 

10. Mail-order (mass 
mailing of a circular or 
catalog); 

Permitted by 
right 

Delete Permitted by 
right 

X 
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 Land Use Original 
Language 

Previous 
Proposal 

Current 
Proposal 

No 
Change 

11. Service/building 
maintenance agency 

Permitted by 
right 

Delete Permitted by 
right 

X 

12. TV repair and services, 
janitorial supplies, and 
athletic supplies 

Permitted by 
right 

Delete Permitted by 
right 

X 

13. Paint shops and punch 
presses 

Conditionally 
Permitted 

Delete Conditionally 
permitted 

X 

14. Manufacturing plants 
which manufacture or 
process chemicals 
 
 

Conditionally 
Permitted 

Delete Conditionally 
permitted 

X 

15. Ceramic products using 
only previously 
pulverized clay and 
fired in kilns using only 
electricity or gas; 

Conditionally 
Permitted 

Delete Conditionally 
permitted 

X 

16. Bottling plants Conditionally 
Permitted 

Delete Conditionally 
permitted 

X 

 
Staff is still proposing the following uses to be deleted from SP-23 to ensure that the 
properties within SP-23 are not redeveloped in the future with more intense uses. These 
uses include:  

1. Wholesale warehousing; 
2. Warehousing; and 
3. Storage and distribution agencies. 

 
Staff’s concern with these types of uses and developments are the potential building sizes 
and heights, in addition to the truck traffic through residential neighborhoods (see Exhibit 
A: Potential Truck Routes). As discussed previously, all of the subject properties within 
SP-23 are located adjacent to single-family residentially zoned properties (See Figure 1: 
SP-23 Aerial). Redevelopment of the subject sites with new wholesale/warehouse/ 
distribution uses may be designed to maximize the project sites. On the next page is the 
preliminary site plan of the warehouse that was proposed on the “Packing House” site that 
initiated the moratorium for SP-23 (See Figure 2: Conceptual Site Plan). The plan proposed 
a 60,000 square foot warehouse building with six loading docks for semi-trailer trucks. 
Access to the site was proposed off of W. First Street and N. Cataract Avenue. Concerns 
of truck circulation for accessing and exiting the site would be through the Downtown 
Residential Core streets, therefore the semi-trailer trucks would bring additional truck 
traffic and noise to the surrounding residential neighborhood.  
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Allowing these uses within the SP-23 properties could have a significant visual and use 
impact on the surrounding residential neighborhood. Access to these properties are through 
residential streets: Eucla Avenue, Acacia Street and Cataract Avenue that are typically only 
36 feet wide.  These streets allow for on-street parking on both sides, therefore significantly 
reducing the street widths to one lane in each direction (see Exhibit A).     
 
Figure 1: SP-23 Aerial 

 
 
Figure 2: Conceptual Site Plan  
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Staff discussed the proposed amendments with all of the property owners within SP-23. 
However, the property owners still oppose any changes to the current regulations, but are 
appreciative of Staff meeting with them to discuss the proposed amendments that would 
affect their properties (see Exhibit C).   
 
Additionally, Staff has removed the “Performance Standards” that were previously 
included in the draft municipal code text amendment presented to the Planning 
Commission on July 2, 2020.  Rather than including all of the performance standards in 
this section, the revised draft municipal code amendment makes references to the standards 
already established in Chapters 18.128.120 within the Light Manufacturing (M-1) Zone 
and Chapter 8.36 Noise Ordinance. These performance standards provide metrics 
regarding sound, vibration, and emissions that businesses must adhere to.   
 
The proposed MCTA will not result in any of the existing businesses becoming non-
conforming as their existing uses will remain as permitted by right or conditionally 
permitted. Staff has removed the following language that was proposed, but is no longer 
needed since the existing uses are allowed to expand and conditionally permitted uses may 
expand with approval from the Planning Commission. “At the discretion of the Director of 
Community Development, the existing building area may be increased by ten percent 
(10%) with a building permit”.   
 
The proposed amendments will provide clarity related to allowable uses, specific 
development standards and appropriate review level. The amendments also clarify the 
allowable uses permitted under Section 18.538.110.A.1 and removes the reference to I-P 
Zone within the chapter.   
 
RECOMMENDATION 
 
Staff recommends that the Planning Commission adopt Resolution PC-1631 
recommending to the City Council approval of MCTA 20-0001 amending Chapter 18.538 
Specific Plan No. 23 of the Municipal Code.   
 
 
Respectfully Submitted, 
 
 
 
Marco A. Espinoza 
Senior Planner  
 
Attachments: Appendix A - General Information 
 PC Resolution 1631  
 Exhibit A – Potential Truck Routes  
 Exhibit B – Proposed MCTA by Mr. Stewart  
 Exhibit C – Letters from Property Owners of SP-23   
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APPENDIX A 
 

GENERAL INFORMATION 
 
 
Applicant:   City of San Dimas 
 
Location: Specific Plan No. 23 (155 N. Eucla Avenue, 127 & 159 N. 

Acacia Street, and 155 N. Cataract Avenue) 
  
General Plan:   Industrial  
 
Surrounding    
Land Use and Zoning North: Single-family residences – Single-Family 

Downtown Residential (SF-DR) 
    South: Railroad 

East: Single-family residences – Single-Family 
Downtown Residential (SF-DR) & Commercial – Creative 
Growth, Area 2 (CG-2) 
West: 23 (155 N. Eucla Avenue, 127 & 159 N. Acacia 
Street, and 155 N. Cataract Avenue 

 
Legal Notice:   A legal notice was published in the Inland Valley Daily  
    Bulletin; posted at City Hall, Post Office    
    and Via Verde Shopping Center; and was mailed to   
    property owners within 300 feet of the project on  
    October 22, 2020. 
 
Environmental: All requirements of the California Environmental Quality 

Act have been met for the consideration of whether the 
project will have a significant effect on the environment. 
The project is determined to be exempt from CEQA per 
Sections 15061(b)3 of the CEQA and the City’s 
Environmental Guidelines have been met for the 
consideration of whether the project will have a significant 
effect on the environment. 
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Aerial Photo of Specific Plan No-23 
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RESOLUTION PC-1631 

A RESOLUTION OF THE PLANNING COMMISSION OF THE 
CITY OF SAN DIMAS, COUNTY OF LOS ANGELES, 
RECOMMENDING TO THE CITY COUNCIL APPROVAL OF 
MUNICIPAL CODE TEXT AMENDMENT 20-0001, A REQUEST TO 
AMEND CHAPTER 18.538, SPECIFIC PLAN NO. 23, TO 
DELETE/OMIT INDUSTRIAL USES THAT CAN POTENTIALLY 
CREATE ADVERSE IMPACTS TO THE SURROUNDING 
RESIDENTIAL NEIGHBORHOOD AND TO CLARIFY AND 
DELETE OBSOLETE SECTIONS OF THE CHAPTER AFFECTING 
THE PROPERTIES LOCATED AT 155 N. EUCLA AVENUE (APN: 
8386-006-010), 127 AND 159 N.  ACACIA STREET (APN’s 8386-015-
015 & -019), AND 115 N. CATARACT AVENUE (APN: 8386-016-002) 

WHEREAS, an Amendment to the San Dimas Municipal Code was duly initiated 
by the City Council on May 26, 2020; and 

WHEREAS, the Amendment is described as an amendment to delete/omit 
industrial uses that have a potential to create adverse impacts to the surrounding residential 
neighborhood and to clarify and delete obsolete sections of Chapter 18.538 Specific Plan 
No. 23 of the Municipal Code; and 

WHEREAS, the Amendment would affect the properties within Specific Plan No. 
23; 155 N. Eucla Avenue (APN: 8386-006-010), 127 and 159 N. Acacia Street (APN’s 
8386-015-015 & -019), and 115 N. Cataract Avenue (APN: 8386-016-002); and 

WHEREAS, notice was duly given of the public hearing on the matter and that 
public hearing was held on July 2, 2020, at the hour of 7:00 p.m., with all testimony 
received being made a part of the public record; and 

WHEREAS, the Planning Commission requested additional information from 
Staff and continued the hearing to a future date; and 

WHEREAS, notice was duly given of the public hearing on the matter and that 
public hearing was held on October 15, 2020 and November 5, 2020, at the hour of 7:00 
p.m., with all testimony received being made a part of the public record; and

WHEREAS, the proposed action is considered to be exempt from the provisions 
of the California Environmental Quality Act (CEQA) pursuant to Section 15061(b)3 of the 
CEQA, in that the proposed action consists of a code amendment, which does not have the 
potential for causing a significant effect on the environment.  
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RESOLUTION PC-1631 Page  2 

 NOW, THEREFORE, in consideration of the evidence received at the hearing, 
and for the reasons discussed by the Commissioners at the hearing, the Planning 
Commission now finds as follows: 
 
A. The proposed Municipal Code Text Amendment will not adversely affect 
 adjoining property as to value, precedent or be detrimental to the area. 
 

The proposed Municipal Code Text Amendment will not adversely affect adjoining 
properties as to value, precedent or be detrimental to the area. The intent of MCTA 
20-0001 is to delete/omit industrial uses that can pose an adverse impact to the 
surrounding residential neighborhood. The deletion of some of the more intense 
uses within SP-23 will also reduce the potential traffic generation issues that are 
commonly associated with warehousing and wholesaling uses, therefore, reducing 
potential adverse impacts to the adjoining residential neighborhood.  

 
B. The proposed Municipal Code Text Amendment will further the public health, 

safety and general welfare. 
 

The proposed Municipal Code Text Amendment will further the public health, 
safety, and general welfare while allowing for less intense industrial uses within 
SP-23, and allowing for expansion of existing businesses.  

 
C. The proposed Municipal Code Text Amendment is consistent with the 
 General Plan. 
 

The proposed amendment is consistent with the General Plan. The code amendment 
will remove uses that have the potential of being noxious and detrimental to the 
adjoining residential uses as prescribed in the Land Use Element. “Specific Plan 
23 consists of three parcels adjacent to downtown and the railroad. It is planned 
for light industrial, which would buffer the low and medium residential uses to the 
north from the railroad. The Specific Plan calls for stringent guidelines for parking, 
landscaping, time of use and height restrictions.”  

 
 NOW, THEREFORE, BE IT FURTHER RESOLVED, PURSUANT TO THE 
ABOVE FINDINGS, that the Planning Commission recommends to the City Council 
approval of Municipal Code Text Amendment 20-0001 as set forth in attachment Exhibit 
A as follows: 
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RESOLUTION PC-1631 Page  3 

PASSED, APPROVED and ADOPTED, the 5th day of November, 2020 by the following 
vote: 
 
AYES:   
 
NOES:   
 
ABSENT:  
 
ABSTAIN:  
 
 
            
      _____________________________ 
      David A. Bratt, Chairman 
      San Dimas Planning Commission 
 
 
 
ATTEST: 
 
 
_____________________________ 
Kimberly Neustice,  
Planning Commission Secretary 
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Blue bold/underlined = new language  
Red strike though = deleted language   

 
Chapter 18.538 

 
SPECIFIC PLAN NO. 23* 

 
Sections: 

Article I. General 
18.538.010 Purpose and intent. 
18.538.020 Authority. 
18.538.030 Location. 
18.538.040 General provisions. 
18.538.050 Definitions. 

 
Article II. Development Plan 

18.538.060 Neighborhood setting. 
18.538.070 Site specific conditions. 
18.538.080 Existing improvements. 
18.538.0980 Circulation. 
18.538.090 Performance standards. 
18.538.100 Planning areas—Purpose and 

intent. 
 

Article III. Development Standards 
18.538.110 Planning area I—Business park 

district. 
18.538.120 Planning Area II—Village 

plaza. 
18.538.130 Provisions for existing 

improvements. 
 

Article IV. General Development Standards 
18.538.140 Streetscape design standards. 
18.538.150 General provisions. 

 
Article V. Plan Review and Disposition 

18.538.160 Review requirements. 
18.538.170 Minor modifications. 
18.538.180 Appeal provisions. 

 
* Editor’s Note: Exhibits and appendices relating to Specific Plan 

No. 23 are located at the end of this chapter. 

 
 

 
 

Article I. General 
 
18.538.010 Purpose and intent. 
 A. The size, shape and location of Specific Plan 
No. 23 presents a unique development opportunity 
within the city. The site encompasses three blocks 
north of a railroad right-of-way and south of an es-
tablished residential neighborhood referred to as the 
San Dimas towncore. The easterly project boundary 
is adjacent to the San Dimas downtown area which 
is known as “Frontier Village.” The easterly bound-
ary also has visibility to Bonita Avenue. 
 B. Specific Plan No. 23 provides the best 
mechanism for comprehensive, high quality, and 
sensitive development for the project area. The 
purpose of Specific Plan No. 23 includes the fol-
lowing: 
 1. To ensure that the development of the pro-
ject area is compatible to adjacent uses; 
 2. To minimize the negative adverse impact of 
traffic generated by any development by directing 
traffic away from the residential neighborhood; 
 3. To incorporate creative and sensitive plan-
ning, architecture, landscape architecture, and en-
gineering to develop a project that will enhance the 
existing adjacent uses and promote the existing and 
future appearance of San Dimas; and 
 4. To provide provisions for the continued use 
and maintenance of existing improvements as the 
project areas recycle into development consistent 
with the provisions of the design standards within 
this specific plan. (Ord. 938 § 1 (I (A)), 1990) 
 
18.538.020 Authority. 
 The adoption of Specific Plan No. 23 by the city 
is authorized by and pursuant to sections 65450 
through 65457 of the California Government Code. 
(Ord. 938 § 1 (I (B)), 1990) 
 
18.538.030 Location. 
 Specific Plan No. 23 encompasses land area 
which totals approximately 8.84 acres. The project 
area is assembled into three land areas roughly re-
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sembling city blocks. Each “block” is adjacent to the 
railroad right-of-way which runs in a diagonal man-
ner when compared to a traditional north, south, 
east, west grid street system. Each “block” has street 
frontage, however, visibility from Bonita Avenue is 
limited. The project boundaries are indicated on the 
attached Exhibit A. (Ord. 938 § 1 (I (C)), 1990) 
18.538.040 General provisions. 
 The project area of Specific Plan No. 23 is desig-
nated as industrial by the city general plan. All de-
velopment, uses and activity shall be subject to, but 
not limited to, the following general provisions: 
 A. Unless otherwise specified, all development, 
uses and activity within Specific Plan No. 23 shall 
comply with this code. Terms used in this chapter 
shall have the same meaning as defined elsewhere 
in this code unless otherwise provided; 
 B. Any details or issues not specifically cov-
ered by this specific plan shall be subject to the 
regulations of this code; 
 C. The review and approval of development 
within the specific plan area shall be subject to 
Section 65450 et seq. of the state Government 
Code; 
 D. All construction within the boundaries of the 
specific plan area shall comply with all provisions 
of the Uniform Building Code and the various me-
chanical, electrical and plumbing codes as applica-
ble and adopted by the city. 
 E. Minor modifications to Specific Plan No. 23 
which do not alter the intent of this specific plan 
pursuant to the provisions of Section 18.538.170 of 
this chapter; 
 F. If any regulation, condition, program or por-
tion thereof of this specific plan is for any reason 
held invalid or unconstitutional by any court of 
competent jurisdiction, such portion shall be 
deemed a separate, distinct and independent provi-
sion, and the invalidity of such provision shall not 
affect the validity of the remaining provisions here-
in; and 
 G. Any land use designation, permitted use, or 
conditionally permitted use not specifically provid-
ed by Specific Plan No. 23 shall not be permitted 
without a determination of unclassified use by the 

Planning Commission development plan review 
board pursuant to provisions of Chapter 18.19212 
of this Title. (Ord. 938 § 1 (I (D)), 1990) 
 
18.538.050 Definitions. 
 Unless the context otherwise requires, or unless 
different definitions are set forth in individual titles, 
chapters, or sections of this title, the words or 
phrases defined in this specific plan shall have the 
meaning and construction ascribed to them in this 
section. When not inconsistent with the context, 
words in the singular shall include the plural and 
words in the plural shall include the singular. The 
word “shall” is mandatory and the word “may” is 
permissive. Words and phrases not defined in this 
chapter shall be defined in the following sources by 
the following order; (1) other chapters of this code; 
(2) definitions contained in the city adopted chapters 
of the Uniform Building Code; (3) definitions con-
tained in legislation of the state; and (4) Webster’s 
Dictionary. 
 1. “Abut” means contiguous to. For example, 
two adjoining lots with a common property line are 
considered to be abutting. 
 2. “Accessory structure” means a structure lo-
cated on the same lot or parcel as the primary struc-
ture. Said structure would serve an incidental or 
accessory use secondary to the principal use of the 
land. 
 3. “Accessory use” means a use which is inci-
dental or secondary to the primary use of the lot or 
parcel. Such use is devoted exclusively to the pri-
mary land use. 
 4. “Adjacent” means the same as abutting; 
however, public rights-of-way and major utility 
easements shall not be considered as separating 
“adjacent” uses. 
 5. “Architectural feature” means a part, por-
tion, projection, or treatment that contributes to the 
visual beauty, elegance, historical consistency, or 
design integrity of a building or structure, and is 
not necessary for the structural integrity of the 
building or structure or to make said structure or 
building habitable. Said architectural feature does 
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not include signs or other forms of use identifica-
tion. 
 6. “Automobile parking” means parking of 
operational and street legal motor vehicles on a 
temporary basis within an improved off-street park-
ing area. 
 7. “Berm” means a man-made mound(s) of 
earth incorporated into a landscape design used for 
the purpose of visual screening, decorative fea-
tures, and landscape design enhancement. 
 78. “Buffer area” means an area of land used to 
visibly and physically separate one use from anoth-
er. Such a buffer area would typically be devoid of 
structures and landscaped in a manner to shield 
noise, glare and other nuisances from neighboring 
uses. 
 89. “Building” means any structure built or 
maintained for the support, enclosure and protec-
tion of persons, equipment, animals, chattels or 
property of any kind. The word “building” as used 
in this title includes the word “structure.” 
 10. Building, Accessory. “Accessory building” 
means the same as “accessory structure.” 
 911. “Building coverage” means the gross area 
of a lot or parcel of land occupied by all of the 
ground floor, or building footprint, of a building or 
structure which is under roof. 
 102. “Building height” means the maximum 
vertical distance as measured from finish grade the 
interior floor level to the top of the uppermost part 
of the structure through any vertical section. 
 13. Building, Main. “Main building” means a 
building within which the principal primary use of 
the lot or parcel is conducted, as provided by this 
specific plan. 
 114. Building, Non-conforming. “Non-
conforming building” means a building or portion 
thereof, lawfully existing pursuant to the ordinance 
in effect at the time of construction or subsequent 
alteration, but which does not comply with any de-
velopment criteria adopted at a later date. 
 125. “Business” means the purchase, sale or 
other transaction or place thereof involving the 
handling, disposition or transaction of any article, 
substance, product, service or commodity for live-

lihood or profit. Such activity includes an addition, 
operation, or provision of any service or service 
establishment, office building, outdoor advertising 
sign and/or structure, recreational and/or amuse-
ment enterprise conducted for livelihood or profit. 
 136. “Business frontage” means the lineal foot-
age of any side of a business building facing an 
adjacent street or the unit’s designated automobile 
parking area and upon which a sign may be located 
as provided by this specific plan. In regards to a lot 
see “Frontage” 
 147. “City” means the city of San Dimas. 
 158. “Commercial use” means a business, nor-
mally involving office, retail, sales, or service uses. 
 169. Council, City. “City council” means the 
city council of the city. 
 20. “Courtyard” means an open, unoccupied 
space, other than a required yard, on the same lot or 
parcel with a building or buildings. Such courtyard 
is typically bounded on two or more sides by such 
building(s). 
 1721. “Design review” means the process of city 
review and approval of development proposals as 
required by Chapter 18.12 of this title. 
 1822. “Display frontage” means the lineal foot-
age of the front of an area used for display and sale 
of merchandise located outdoors. Such display area 
typically faces a street or automobile parking area. 
 1923. “Drive-in” means an establishment which 
provides parking facilities and service to those fa-
cilities in order that patrons may utilize on-site 
goods and/or services without leaving their vehi-
cles. Said drive-in service may be in conjunction 
with, or exclusive of, any other form of service, 
including drive-through or conventional seating. 
 204. “Driveway” means an unobstructed paved 
area which provides access to vehicle parking, 
loading, or maneuvering area. 
 215. “Enclosed building” or “enclosed struc-
ture” means a building or structure with a perma-
nent roof and enclosed on all sides by solid exterior 
walls. Such solid exterior walls may feature win-
dows, loading doors, and customary entrance and 
exit doors. 
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 26. “Enclosed space” means an area enclosed on 
all sides by a solid physical barrier such as a fence 
or wall. 
 227. “Existing improvements” means any im-
provements which exist at the time of the adoption 
of this specific plan. Such existing improvements 
must have been legally constructed in compliance 
with all building and zoning codes in effect at the 
time the improvements were constructed. 
 28. “Exterior boundary” means the perimeter of 
any lot or parcel of land or assembly of lots or par-
cels to be developed in an integrated, comprehen-
sive manner. 
 239. “Fence” means any device forming a phys-
ical barrier between two areas. Such barrier may be 
constructed of tubular steel chain-link, louver, 
wood stake, masonry, lumber, or other similar ma-
terial in accordance with adopted city standards. 
 2430. Floor Area, Gross. “Gross floor area” 
means the total floor area of a building under roof 
measured in square feet. Such measurement would 
include each horizontal plane which constitutes a 
floor as measured to the outside of the exterior 
walls of all floors. 
 2531. “Frontage” means, with regards to a lot, 
that side of a lot abutting on a street, typically the 
front lot line. With regards to a building, see “busi-
ness frontage.” 
 2632. “Industry” means the manufacture, fabri-
cation, processing or reduction of any article, sub-
stance or commodity or any other treatment thereof 
in such a manner as to change the form, character 
or appearance thereof. In addition, it shall include 
trucking facilities, warehousing, storage facilities, 
business facilities serving primarily industry, and 
similar enterprises. 
 2733. “Institutional use” means a non-profit or 
quasi-public use or institution, such as a church, 
library, public or private school, utility, hospital, or 
municipally owned or operated building, structure 
or land used for public purpose. 
 2834. “Landscaping” means the planting and 
maintenance of a combination of trees, shrubs, 
vines, ground cover, flowers and lawn. In addition, 
such landscaping may include design features such 

as rock and stone, garden-type fencing and decora-
tive structures. Such design features may also in-
clude water elements, art works, decorative walks, 
benches, and decorative paving. 
 2935. “Loading area” means the portion of a site 
developed to accommodate loading spaces includ-
ing the related aisles, access drives and buffers. 
 3036. “Loading space” means an off-street space 
or berth on the same lot and contiguous with the 
building it is intended to serve for temporary park-
ing of commercial transport vehicles while loading 
and unloading merchandise, materials, supplies, 
manufactured products and similar items. 
 3137. “Main building” or “main structure,” also 
referred to as principal and primary building or 
structure. Such building and structure would con-
tain and enclose the activity which is the main use 
of the lot or parcel of land upon which the building 
is situated. 
 3238. “Main use” means any use of a building, 
structure, or land which is the primary feature of 
the activity conducted on the lot or parcel of land. 
 3339. “Mixed use” means any multiple use of a 
building, structure, or land which promotes varying 
forms of activity at various times of the day. Such 
combinations of uses would include, but not be 
limited to, retail commercial, light industrial, of-
fice, and cultural and gathering uses. 
 40. “Mound” means a raised embankment of 
earth intended as a landscaping feature to visually 
obscure an area or provide design enhancement. 
Also see “berm.” 
 3441. “Multi-phase development” means a de-
velopment project which is constructed in incre-
ments. Each increment would be capable of exist-
ing independent of the others, but the completed 
project would be a comprehensive design. 
 3542. “Off-street parking space” means a tempo-
rary storage area for a motor vehicle that is not lo-
cated on a dedicated street right-of-way. Such 
right-of-way may be public or private. 
 3643. “Parking area” or “parking lot” means a 
portion of a site devoted to the temporary parking 
of motor vehicles, including actual parking spaces, 
aisles, access drives, and related landscaping. 

Page 17
Reso. PC-1631



 18.538.060 

 5 

 3744. “Public utility installation” means build-
ing(s) or other structure(s) and equipment owned 
and operated by a public or private utility company 
subject to regulation by the state Public Utilities 
Commission. 
 3845. “Quasi-public” means a use which in-
volves as its primary purpose, the administration of 
a required government program or a government 
regulatory program. 
 3946. “Retail” means the selling of goods, wares 
or merchandise directly to the ultimate consumer or 
persons without a resale license. 
 47. “Service station” means a motor fuel dis-
pensing establishment offering for sale various 
grades of motor fuel, oil, engine lubricants, and 
automobile related accessories, such an establish-
ment may also repair services including but not 
limited to painting, body work, restoration, auto 
wrecking, engine repair and motor vehicle mainte-
nance. 
 408. “Service” means an act, or any result of 
useful labor, which does not in itself produce a tan-
gible commodity. 
 419. “Setback” means the area between the 
building line and the nearest property line. 
 4250. “Sign” means any device, or part thereof, 
capable of visual communication or attraction in-
cluding any announcement, declaration, demonstra-
tion, display, illustration, insignia or symbol used 
to advertise or promote the interest of any person, 
partnership, association, corporation, institution, 
organization, product, service, event, location or 
other business entity by any means, including 
words, letters, figures, designs, symbols, fixtures, 
colors, illumination or projected images. “Sign” 
shall not include any official notice, declaration, 
warning, or information sign or structures issued by 
any federal, state, county or municipal authority. 
 4351. “Storage area” means an area used 
or intended for the storage of materials, refuse, or 
vehicles and equipment not in service. 
 52. “Street furniture” means man-made, above 
ground items that are usually found in a street 
right-of-way such as benches, bus stops/enclosures, 

newspaper racks, hydrants, traffic lights, signs, util-
ity poles and the like. 
 53. “Temporary structure” means a structure 
which is permitted within a land use district with-
out a permanent foundation or footing and which is 
removed when the designated time period, activity, 
or use for which the temporary structure was erect-
ed has ceased. 
 54. “Temporary use” means a use permitted 
within a designated land use district and estab-
lished for a fixed period of time with the intent of 
terminating such use upon the expiration of the 
time period. 
 55. “Unique natural feature” means that part of 
the natural environment which adds character to a 
location which is not readily found in other loca-
tions, and if altered or damaged cannot be replaced. 
 4456. “Use” means, the purpose for which land 
or a building is occupied, arranged, designed or 
intended, or for which either land or building is, or 
may be occupied or maintained. A use may be pas-
sive, such as parking and/or storage. 
 4557. “Yard” means an open space that lies be-
tween the principal building and the nearest lot 
line. Such yard is unoccupied and unobstructed 
from the ground upward, except as may be specifi-
cally provided in the specific plan. Unless other-
wise specified, a yard is fully landscaped. 
 4658. Yard, Required. “Required yard” means a 
yard, as defined in this section, that occupies the 
area of a required setback. (Ord. 938 § 1 (I (E)), 
1990) 
 

Article II. Development Plan 
 
18.538.060 Neighborhood setting. 
 Specific Plan No. 23, is uniquely located. The 
project area is predominantly adjacent to the estab-
lished towncore residential neighborhood. This 
neighborhood has a rich historical significance to the 
city in that the first homes built in the city were/are 
located in this area. To the east, the project area 
joins the downtown Frontier Village of San Dimas. 
This area is of considerable historical and cultural 
significance to city residents. The project area abuts 
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the railroad right-of-way along the southerly project 
boundary. Beyond the railroad is the commercial 
area of Bonita Avenue. Development proposed 
within the project area should reflect the unique 
neighborhood setting surrounding the specific plan. 
(Ord. 938 § 1 (II (A)), 1990) 
 
18.538.070 Site specific conditions. 
 A. The site has several inherent development 
challenges. The most significant is the unusual par-
cel size and property configuration. The proximity 
of the residential neighborhood, the diagonal ap-
proach of the railroad, and limited street frontage are 
also significant design challenges. The project area 
is divided into three separate blocks (see Exhibit A). 
Thus, development alternatives are reduced because 
of the divided project area. 
 B. The proximity of the residential neighbor-
hood is an influential factor on the ultimate site and 
architectural design of a development proposal. It 
is important to the city that the towncore neighbor-
hood retain its integrity. Therefore, a site design 
which is sensitive to the adjoining residential prop-
erty is extremely important. Also, architecture 
which reflects a residential character is desirable. 
The final design consideration is the relationship 
the project area has with the downtown Frontier 
Village. The easterly most “block” has a direct vis-
ual and boundary relationship with the downtown 
area. This “block” also has visibility to Bonita Av-
enue. This creates additional opportunities as well 
as further design challenges. (Ord. 938 § 1 (II (B)), 
1990) 
 
18.538.080 Existing improvements. 
 Each of the “blocks” contain existing improve-
ments and land uses. It is recognized that the exist-
ing activities within the boundaries of Specific Plan 
No. 23 are important to the city. The existing im-
provements which do not conform to the develop-
ment standards provided within Specific Plan No. 23 
shall be allowed to remain and be maintained as 
long as the existing improvements are not physically 
expanded beyond their present size, scope or intensi-
ty. (Ord. 938 § 1 (II (C)), 1990) 

 
18.538.09080 Circulation. 
 A. “Block” one (1) has street frontage on only 
one side. “Blocks” two (2) has street frontage on 2 
sides (east and west) and an alley to the north and  
“Block” three (3) Two of the three “blocks” hasve 
street frontage on three sides (see Exhibit A). The 
third “block” has street frontage on only one side 
The third “block” is the most westerly within the 
project area. All three “blocks” have the railroad 
right-of-way bordering their southerly project 
boundary. Project circulation design is very im-
portant. Traffic generation shall be monitored, 
planned and observed. Potential development should 
be sensitive to the surrounding neighborhood. Circu-
lation access points should be as far away from the 
residential neighborhood as possible. Also, the 
number of access points should be limited to one, or 
two at the most, for each “block.” 
 B. The access points should be designed to ac-
commodate all forms of project generated traffic. 
Therefore, the entry design is important from both 
a functional and aesthetic perspective. To ensure 
that access points are limited, on-site circulation 
should be efficiently designed. The long-term park-
ing (employees) should be placed in a manner not 
to conflict with the higher turnover parking de-
mands, such as visitor parking and loading areas. 
(Ord. 938 § 1 (II (D)), 1990) 
 
18.538.090 Performance standards. 
Refer to Chapter 18.128.120 Performance 
Standards and Chapter 8.36 Noise Ordinance 
 
18.538.100 Planning areas—Purpose and 

intent. 
 A. The incorporation of the planning areas con-
cept into this specific plan creates the opportunity 
for flexible project design and land uses relative to 
the unique project characteristics of the specific 
plan. The creation of planning areas acknowledges 
that portions of the project area have varying design 
and use opportunities because of visibility, street 
frontage, adjoining land uses and location. In this 
respect, development within the project area would 

Commented [ME1]: Revised language based on Mr. 
Stewart’s input and Planning Commission’s recommenda-
tion.  
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be sensitive to adjoining land uses while maximizing 
the appropriate development potential within the 
specific plan. 
 B. The configuration of the project area creates 
two logical planning areas (see Exhibit A) within 
the three “blocks.” The first planning area Business 
park district which consists of the westerly two 
“blocks.” These two “blocks” have the most direct 
relationship with the residential neighborhood. 
These two “blocks” also have almost no direct vis-
ibility to Bonita Avenue. Also, the railroad creates 
a physical separation between Bonita Avenue land 
uses and the project area. Therefore, specialized 
uses not dependent upon drive-by, impulse patron-
age are the most appropriate uses for this planning 
area. 
 C. The second planning area Village plaza con-
sists of the “block” closest to the downtown Fron-
tier Village. In addition to its proximity to down-
town, the direct visibility and the physical relation-
ship with the downtown are two important consid-
erations. The railroad does not separate this 
“block” from Bonita Avenue in the same manner as 
the other two “blocks.” Although many of the resi-
dential relationship concerns are the same as the 
first planning area, the location of this planning 
area creates an opportunity for unique design ap-
plication and land uses. (Ord. 938 § 1 (II (E)), 
1990) 
 

Article III. Development Standards 
 
18.538.110 Planning area I—Business park 

district. 
 The business park district is uniquely suited for 
specialized light industrial and business uses. The 
business park district is intended to allow for the 
careful combination of high quality light industrial, 
warehousing, passive commercial, office and busi-
ness uses. The development of the business park 
district may be a single, high quality user, or as a 
high quality, amenity oriented, architecturally so-
phisticated business park. 
 A. Permitted Uses. The business park district 
permits certain limited light industrial, general 

business, office and passive commercial uses as set 
forth below. Each use shall be evaluated in terms of 
its operational characteristics and development 
plan in respect to the potential relationship with the 
adjoining residential neighborhood. 
 Buildings, structures, and land shall be used, and 
buildings and structures shall be altered or enlarged 
only for those uses specified herein. In addition, 
those uses the Planning Commission development 
plan review board may deem as similar but not 
more obnoxious or detrimental to the public health, 
safety and general welfare as those listed below 
may be permitted pursuant to the provisions of 
Chapter 18.19212 of this title. All uses shall be 
conducted within a totally enclosed building, ex-
cept as permitted by a conditional use permit. 
 1. Those uses permitted in the I-P Zone, except 
for outside storage and warehousing. 
 12. Upholstery shop.; 
 23. Packaging business.; 
 34. Electrical or neon sign manufacturing and 
maintenance.; 
 45. Ice and cold storage plants.; 
 56. Machinery and shops: Cabinet or carpentry 
shops, machine shops, sheet metal shops, tinsmiths, 
welding shops.; 
 67. Garment manufacturing, including silk 
screen.; 
 78. Manufacturing, compounding, processing, 
packaging, or treatment of products such as: bakery 
goods, candy, cosmetics, dairy products, pharma-
ceutical drugs, food products (excluding sauer-
kraut, vinegar, yeast, chili powder or other similar 
foods, and rendering of fats and oils), perfumes, 
and  toiletries, janitorial supplies, and athletic sup-
plies.; 
 89. Manufacturing, compounding, assembly or 
merchandise from the following previously pre-
pared materials: Bone, canvas, cellophane, cloth, 
cork, feathers, felt, fiber, fur, glass, hair, horns, 
leather, metals, paper, plasters, precious and semi-
precious stones and metals, shells, textiles, tobacco, 
wood, yarns, rubber and metal stamps, shoes, stone 
monuments works.; 
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 910. Processing: Laboratories, blueprinting or 
photocopying, laundries, carpet rug cleaning plants, 
dry cleaning and dyeing plants.; 
 1011. Fabrication and design of products and 
components: Fabrication of products made from 
finished rubber and plastics. 
 1112. Wholesaling and warehousing: Wholesal-
ing and warehousing facilities, storage and distri-
bution agencies, janitorial supplies, ser-
vice/building maintenance agency, TV repair and 
service, athletic supply.; 
 1213. Office and related uses: Business and ad-
ministrative offices, bookkeeping service, catalog 
store, data processing; employment agency, finance 
office, import-export offices and wholesale ware-
house, mail-order (mass mailing of a circular or 
catalog); office machines sales and service, stock 
and commodity brokerage, telephone answering 
and exchange.; 
 1314. Other uses incidental and directly related 
to the service and operation of a permitted use: On-
site employee recreational facilities, on-site medi-
cal clinics, industrial and business training facili-
ties, conference and meeting rooms.; 
 15. Other similar uses which the development 
plan review board finds compatible and similar to 
the permitted uses described herein subject to a 
determination of use pursuant to Chapter 18.12 of 
this title. 
 14. Research and development laboratories and 
institutes; 
 15. Electro-mechanical and electronic products 
and instruments manufacturing; 
 16. Cartography, bookbinding, printing, lithog-
raphy, blueprinting, photoengraving; 
 17. Precision machine shops for prototype pro-
duction; 
 18. Assembly and production of products which 
are the result of research and development con-
ducted on the premises; 
 19. Communication equipment buildings, mo-
tion picture processing, radio and television broad-
casting studios, recording studios; 
 20. Electronics repair and services; 
 21. Residential uses for plant security personnel; 

 22. Box lunch and catering services off site; 
 23. Glass edging, beveling and silvering in con-
nection with the sale of mirrors; 
 24. Stained glass assembly; 
 25. Optical products; 
 26. Pharmaceutical research and processing; 
 27. Vitamin processing; 
 28. Cafeterias, cafes, restaurants, auditoriums or 
recreational facilities as accessory to the primary 
use permitted on the premises;  
 29. Furniture and household goods, transfer and 
storage of such goods;  
 30. Administrative, professional, medical busi-
ness offices and such facilities as accessory func-
tions to permitted uses in this section.  
 
 B. Uses Subject to a Conditional Use Permit. 
Any use listed in subsection A of this section 
which because of operational characteristics specif-
ic to that particular business is found by the direc-
tor of community development to have the poten-
tial to impact negatively adjoining properties, busi-
nesses or residences, and is therefore, appropriate 
to receive additional review and consideration. 
Said impacts may be related to, but not necessarily 
limited to impacts of traffic, hours of operation, 
assemblages of people, noise, or site location. The 
following uses may be permitted subject to a condi-
tional use permit pursuant to Chapter 18.200 of this 
title: 
 1. Manufacturing plants which manufacture or 
process chemicals.; 
 2. Outdoor storage incidental to and directly 
related to those uses permitted in subsection A.; 
 3. Ceramic products using only previously 
pulverized clay and fired in kilns using only elec-
tricity or gas.; 
 4. Bottling plants.; 
 5. Contractor equipment storage yards provid-
ed such storage is incidental and directly related to 
a use listed an office or administrative facility as 
permitted in subsections A and B.; 
 6. Machinery and shops, pPaint shops, and 
punch presses.; Commented [ME2]: Revised language based Mr. Stew-

art’s input and Planning Commission’s recommendation. 
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 7. Manufacturing, compounding, assembly or 
treatment of articles or merchandise from the fol-
lowing previously prepared materials: paints not 
employing a boiling process, plastics and synthet-
ics, petroleum and petroleum products.; 
 8. Processing: Creameries.; 
 9. Any business which, as a course of its nor-
mal operation, includes any business related activ-
ity between the hours of ten p.m. and seven a.m.; 
 C. Development Standards. The following 
standards shall apply to all improvements, struc-
tures and uses within Planning Area I: Business 
Park District: 
 1. Building setbacks. 
 a. Property Lines Adjacent to Streets. Mini-
mum of thirty feet for structures of building height 
of up to twenty-six feet. For structures greater than 
twenty-six feet, the minimum setback shall be forty 
feet. A minimum of fifty percent of the area created 
by the building setback shall be maintained as 
landscaping exclusive of parking, driveways and 
access aisles pursuant to subsection (C)(4)(b). 
 b. Interior Property Lines. Interior property 
lines which abut residential property shall maintain 
a minimum fifteen -foot setback. Interior property 
lines which abut an alley shall maintain a minimum 
five-foot landscaped???setback. Where an interior 
property line abuts a non-residential use, no set-
back is required. However, each project shall be 
required to submit illustrative line-of-site drawings 
to demonstrate that the project is designed suffi-
ciently to accommodate the type of uses permitted 
in accordance with the development standards in 
this section. The development plan review board 
may require greater setbacks as deemed appropriate 
pursuant to Chapter 18.12 of this title. 
 2. Maximum Building Coverage.  None Re-
quired. Permitted maximum coverage shall be a 
secondary consideration subordinate to compliance 
with all other design regulations contained in this 
specific plan.  
 3. Maximum Building Height. The maximum 
building height shall be thirty-five feet. Buildings 
shall be designed in such a manner so that no verti-
cal plane greater than twenty-six feet shall com-

promise more than fifty percent of any elevation 
visible to a street or residential property. 
 4. Landscaping. The following areas shall be 
fully landscaped and irrigated, maintained in good 
appearance and kept in a weed and disease free 
manner and be in compliance with Chapter 18.14 
Water-Efficient Landscapes: 
 a. Adjacent to Streets. A minimum twenty 
footfifteen-foot deep landscape area is required 
adjacent to all property lines abutting a street. Said 
twenty footfifteen-foot deep landscape area shall 
not be required at points of drive-way access, how-
ever decorative paving a minimum of twenty feet 
deep shall be applied in lieu of the landscape area. 
 b. Within required building setbacks adjacent 
to streets. A minimum of fifty percent of the area 
created from the setback required in subsection 
(C)(1)(a) shall be maintained as landscaping exclu-
sive of drive aisles, parking and driveways. 
 c. Buffer landscape a minimum of fifteen feet 
deep shall be provided where an area abuts residen-
tial property. 

Commented [ME3]: Staff previously recommend a 15-
foot setback along the alley.  
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 d. All landscaping required in this Section shall 
be contained within planters of raised concrete 
curbing six inches in height. 
 e. All interior side and rear setbacks  shall be 
fully landscaped, except where paved for parking 
or enclosed as a storage yard. 
 5. Signage. The provisions of Chapter 
18.152.140 apply, except as provided below. 
 a. Monument signs are Center identification or 
single user freestanding signs permitted pursuant to 
Chapter 18.152.140 shall be a maximum of four 
feet in height, as measured from the sign base to 
the top of the sign cabinet; architectural projections 
above shall not be counted.  The sign area shall not 
exceed twenty-five square feet in total size. 
 b. Wall mounted and facade signs permitted 
pursuant to Chapter 18.152.140 shall be construct-
ed of individual mounted letters and symbols. 
 c. Signs which are externally illuminated (in-
ternally illuminated signs are not permitted) shall 
not produce glare or unnecessary light as to create 
a nuisance for the nearby residential neighborhood. 
This shall be accomplished by using low wattage 
illumination and muted colors. Exposed neon light-
ing is prohibited. 
 d. A sign program is required for all mul-
titenant complexes pursuant to Chapter 18.152. 
 6. Off-Street Parking and Loading. The provi-
sions of Chapter 18.156 shall apply. 
 7. Architecture. Building and structural archi-
tecture shall be compatible with the surrounding 
towncore residential area and shall be approved by 
the development plan review board pursuant to 
Chapter 18.12 of this title. Architecture shall be 
high quality using textures, materials, colors and 
architectural treatments and fixtures to accomplish 
the following goals: 
 a. Compatibility with the surrounding residen-
tial neighborhood: This neighborhood is primarily 
single-family residences constructed with wood 
siding. Architectural features which employ, reflect 
and is sensitive to the predominately woodsided 
residences shall be incorporated into any architec-
tural design. 

 b. Roof features which reflect the full roofs of 
residential structures. All architectural designs shall 
incorporate roof features which either functions as 
or appear as a full roof. Full roof features may be 
employed to conceal roof mounted equipment pur-
suant to Section 18.538.150.B IV (B)(2) of this 
specific plan. 
 c. Innovative architectural features and design 
treatments: Features and treatments such as stag-
gered planes, decorative piers and decorative 
treatment of exposed concrete shall be incorporated 
into any architectural design. Such design features 
are intended to create light and shadow pockets, 
reduce mass and create an interesting entrance to 
the residential neighborhood. 
 d. Sensitive Use of Colors. Colors which com-
plement the surrounding residences and enhances 
architectural features shall be used. (Ord. 938 § 1 
(III (A)), 1990) 
18.538.110 
18.538.120 Planning Area II—Village plaza. 
 The village plaza is uniquely suited for special-
ized commercial, light industrial, administrative, and 
cultural uses. The village plaza location at the west-
erly edge of the downtown Frontier Village, with 
visibility to Bonita Avenue, creates an opportunity 
for an innovative and unique mixed usemixed-use 
development. The location of the village plaza offers 
the opportunity to create a development which in-
vites, generates and enhances pedestrian use of the 
village plaza, Frontier Village and the adjoining 
Bonita Avenue commercial uses. The village plaza 
has historical significance in that it is the location of 
a fruit packing house; a use which influenced the 
character of the city. The village plaza is intended to 
allow for the careful combination of high quality 
specialty retail, commercial, office, business indus-
trial and cultural uses. 
 A. Permitted Uses. The village plaza permits 
certain retail, commercial, general business, office, 
light industrial and cultural uses as set forth below. 
Each use shall be evaluated in terms of its opera-
tional characteristics and specific plan location, and 
in respect to the potential relationship with the ad-
joining residential neighborhood. 
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 Buildings, structures, and land shall be used, and 
buildings and structures shall hereafter be erected, 
structurally altered or enlarged only for those uses 
specified in this chapter. In addition, those uses the 
development plan review board Planning Commis-
sion determines to be similar.  
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but not more obnoxious or detrimental to the public 
health, safety and general welfare as those listed 
below, pursuant to the provisions of Chapter 
18.19212 of this title. All uses shall be conducted 
within a totally enclosed building, except as per-
mitted by a conditional use permit. 
 1. Those uses permitted in Planning Area I: 
Business Park District.; 
 2. Office and Related Uses. Business and ad-
ministrative offices, bookkeeping service, catalog 
store, data processing, employment agency; finance 
office, import-export office and wholesale ware-
house, mail-order, office machines sales and ser-
vice, stock and commodity brokerage, telephone 
answering and exchange. 
 3. Processing. Laboratories, blueprinting or 
photocopying, laundries, carpet and rug cleaning 
plants, dry cleaning and dyeing plants. 
 24. Eating places, including take-out service 
businesses, but not including drive-through or 
drive-in facilities.; 
 35. Convenience goods and service businesses, 
including food markets, pharmacies, barber or 
beauty shops, cleaners and laundries, small appli-
ances repair businesses and similar uses.; 
 46. Specialty commercial uses, such as antique 
shops, jewelry stores, music stores, bicycle repair 
and sales, and similar uses.; 
 57. Art galleries, meeting facilities, and similar 
civic and cultural uses.; 
 68. Semi-mobile or quasi-permanent specialty 
retail and food vendor uses such as flower sales, 
jewelry sales, clothing and apparel sales and food 
and beverage sales pursuant to the provisions of 
this specific plan.; 
 79. Transit stations which provide transportation 
facilities for rail, bus and automobile services. 
Such facilities may include multiple uses as pro-
vided in Section 18.538.120 (A) and (B).; 
 10. Other similar uses which the development 
plan review board finds compatible and similar to 
the permitted uses described in this section, subject 
to a determination of use pursuant to Chapter 18.12 
of this title 

 811. Accessory massage permitted with the fol-
lowing primary businesses: barbershop, beauty sa-
lon and similar uses.; 
 B. Uses Subject to a Conditional Use Permit. 
Any use listed in subsection A, which because of 
operational characteristics specific to that particular 
business is found by the director of community 
development to have the potential to impact nega-
tively on adjoining properties and would be appro-
priate to receive additional consideration. Said im-
pacts may be related to, but not necessarily limited 
to, impacts of traffic, hours of operation, assem-
blages of people, noise or site location. The follow-
ing uses may be permitted subject to a conditional 
use permit pursuant to Chapter 18.200: 
 1. On-sale alcoholic beverages, provided such 
use is incidental and secondary to another permit-
ted use in this section.; 
 2. Off-sale alcoholic beverages, provided such 
use is incidental and secondary to another permit-
ted use in this section.; 
 3. Outdoor sale, storage and display of mer-
chandise and/or provisions of services, other than 
those permitted pursuant to subsection (A)(8), pro-
vided that such uses are in conjunction with, and 
are related to, a permitted use within a structure on 
the same premises.;   
 4. Building height in excess of thirty-five feet. 
 5. Any business which, as a course of its nor-
mal operation, includes any business related activ-
ity between the hours of ten p.m. and seven a.m.; 
 C. Development Standards. Planning Area II, is 
intended to have a strong relationship with the ad-
joining Frontier Village in both architectural design 
and land uses. The following standards shall apply 
to all improvements, structures and uses within 
Planning Area II: 
 1. Building Setbacks. The following design 
standards shall apply: 
 a. Property Lines Adjacent to Streets— W. 1st 
Street. General. Minimum of thirty feet for struc-
tures of building height of up to twenty-six feet. 
For structures greater than twenty-six feet, the min-
imum setback shall be forty feet. A minimum of 
fifty percent of the area created by the building set-
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